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THE-ND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
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8787 Georgia Avenue . Silver Spring, Mawland 20910-3760
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Proiwt Plan No. 9-94004
CL~BURG TOW C~T~
RMX-2 Zone
1300 Residential Units, 150,W Square Feet of Retail, and lW,000 Square Feet of Office
SE Quadrant Frederick Road/Stringtown Road
Clarksburg
Date Maild: June 12, 1995

Action: On May 11, 1995, motion was made by Commissioner Aron, =ondd by
Commissioner Holmes, with a vote of 3-1, Commissioners Aron, Holmes, and Hussmarm
voting for the motion, Commissioner Baptiste oppo~ to the motion, and Commissioner
Richardson absent.

On December 6, 1994, the Clmksburg Town Center Venture @iedmont Wd Associates
L.P. and Clarksburg kd Associates L, P.) submittal a complete project plan application
seeking to develop pursuant to the optiortd method of development in the RMX-2 Zone. The
application includes a range of housing opportunities, retail shops, a grocery store,
restaurants, personal services, and offices.

On April 6, April 20, and May 11, 1995, Projmt Plan W-94004 was brought before the
Montgome~ County Planning Board for a public hting pursumt to Chapter 59 of the
Montgomery County Code. At the public htirrgs, the Montgomery County Planning Board
htid testimony and received eviderrw submittal in the record on the application. Bad on
the od testimony, written evidence submitti for the record, md the staff report, the
following conditions and findings are hereby adoptd.

In voting against the motion, Commissioner Baptiste was corrcem@ about approving this
projwt plan before the water qtiity regulations, the sewer authorization, and the cration of
a development district to fund future roads were complete. The other Commissioners were
aware of these issues, but they determined that these issues were addres~ at a concept level
for the project plan. The remaining, more s~ific issues could be addresd prior to
approv~ of the preliminary pIan.



CONDI~ONS

The Planning Ward approves Projwt Plan No. 9-94004 subject to the following conditions:

1. Development Cetiing

me projwt plan for the Clarkburg Town Center is limited to 13M dwelling units,
150,000 square feet of retail spaw, and 100,000 square fmt of office space to be
constructed in three basic phases as shown in the project plan. The following is the
staging plan for traffic improvements:

a. Stage 1 -950 Units
b. Stage 2- 155 Units
c. Stage 3-195 UniW

-90,000 Square F&t of Retail
d. Stage 4- d0,000 Square Feet of Retil

-75,000 Square Feet of Office
e. Stage 5-25,000 Square F&t of Office .

The public building areas (i.e., elemen~ sch~l, park buildings, and library) are not
included in the calculations.

2. Tramportation hprovemersk

The following road improvements, at tich stage of development, are n~ed to
provide enough capacity to serve the proposed development:

a. Stage 1- Rmonstmction of the southbound right turn lane along MD 355 at
MD 121 to provide a “fr& flowing” movement.

b. Stage 2- Construct an astbound left turn lane along MD 121 at MD 355.
- Construct a westbound left turn lane along MD 121 at MD 355.

c. Stage 4- Construct a northbound right turn lane along MD 355 at Stirtgtown
Road.

d. Stage 5- Restripe ~stbound Comus Road to provide exclusive left turn lane
at MD 355.

e. A-2@ (Stringtown Road) must be dediated to a right-of-way of 120 feet. At
the prelimin~ plan, if determined that the prope~ is not part of a
participation agreement with MCDOT and other property owners, the safety
improvements described in paragraph 4., will be made to Stnngtown Road.
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f. Pardcipate in the Gateway 1-270 Office Pwk road improvements as dexribed
below unless determined as not appropriate at the preliminary plan. At such
time as the developer of the Gateway 270 Offim Park commen~s conswction
of its rquird improvements between 1-270 northbound off-ramp and the
en~ce to Gateway 270 Office Park ~msportation Planning Division
memorandum dated September 25, 1989, Paragraph 1.b. and 2.), the apptimt
shafl participate in such improvements provided:

1. Appliat has not completed its Stage 3 traffic improvements for the
project.

2. Gateway 1-270 preliminary plm has not expird.

3. Applimt’s participation shafl be limited to its pro rata share of traffic
through this link in relation to the traffic to be generated by Gateway
1-270 Office Park approvals plus any other approval development
projects that place traffic through this link.

3. Dedication and Constmction of A-305 Mid-County Highway)

A-305 ~id-County Highway) must be dedicated to a right-of-way of 80 fmt and
constructed as a two lane, open ~tion ~erid to replace Pi@mont Road unless the
scope of improvements are reduced at preliminary plan. Along that potion of A-305
nw Stringtown Road, the rquired dedi~tion shafl be 40 feet from the current center
line of Piedmont Road (along Hennigan, Purdum et af) which will allow for
cons~ction of A-3t35 to Stnngtown Road at its current location. If the right-of-way
is not available at the time of rword plat for that portion of the property along this
section, the applicant shall dedicate the full 80 feet afong this portion of A-305.
Construction will not be necessary until construction of single family dehched units
within the existing right-of-way for Pidmont Road has started.

4. Dedimtion and Constriction of A-260 (Stringtown Road)

If a participation agreement is determined necessary at prelimin~ plan, but does not
recur before the n=ssary access points to the commercial arm or part of the
residential ar~ from A-260 are n4ed, then the following improvements to existing
Stringtown Road must be completed to incr~se nfety as rquired by MCDOT. For
safety purposes, the improvements at public streets A and H include 250-300 feet of
bypass travel lanes at ach access point. The right-of-way for A-260 (Stringtown
Road) will be lmtd outside of the Historic District with a ~sition to the wrrter
line of the existing roadway north of the crossing of Litfle Sen~ Creek.
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,5. Environrrserstil bprovemenk &fore Approval of the Prebka~ Plan

Submit for review before the Planning Ward hting on the preliminary plan the
following:

a. Con&pt plan for the propo~ SW facilities and roads na or in str-
buffer, and associated grading, with indimtion of where tree planting is
permittd.

b. A staging plan for SWM with the extent of ach proposed phase of,
development and the order in which they will be built. ~is shtil be submitted
~ Pm of the first site plan, ~d should cover the entire site.

c. A preliminary forest conservation plan addressing priori~ for planting in the
Lltde Sen~ watershti. As site plans for ach prdon of the site hat abut
afforestition ara are subfittd, detailed afforestation plans for that wtion
will be provided. Within mch area of development, planting shall occur as
wly as practicable given land development activity constraints in accord~ce
with logid staging concep~. Forestation requirements will be satisfied first
in Litfle Senm basin on-site, then in the Litfle Wnnett basin on-site, then in
str- buffer ara in Lltfle Sena off-site if the land is made available, and
if a good faith effort to arrange such land availability fails, then elsewhere on
the site.

d. Applicant shall mmt dl requirements for prelimin~ water quality plm
submission and approval, per Chapter 19, Article V - “Water Qurdity Review
in Special Protection Arw” @reposed monitoring plan may be submittal as
part of the review of the site plan). Location of units, roads, and other layout
concerns will be subjmt to the find water quality regulations.

6. Environmental hprovemenk

a. Minimi= disturbarr~ in the stra buffer exupt for road crossings,
unavoidable udfities, SWM ltitions adjoining the town center retail ar= and
grwnway road, soft surface pathways, and memonti elements.

b. As part of the preliminary plan, provide an area within the applimt’s
stormwater mmagement facilities for stormwater management for the school
site .

\

\
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7. ParWSchool

me proposed layout of the partiwhwl site is genedly acceptable. At the
preliminq plan, the find concept plarr and related terms and conditions wfll be

finditi in coordination with the Parks Deptiment astd Montgomery County Public
Schools.

8. Historic Pr=emation

Incorporate the following items into the project plan before review of the site plm for
tils arm:

a. Minimize the width of both the right-of-way and paving (50 fmt of ROW and
24-26 feet of paving, subject to approval by MCDO~ for Redgrave Place
@sin Street) Itited within the Historic District.

b. Provide access -merits, if applicable, to future public sewer at the
intersections of A-260 (Stringtown Road) and Rdgrave Place @tin Street)
with MD 355 (Old Frederick Road). ,.

c. Provide a small open space afong the northern edge of the grwnway next to
Redgrave Place ~ain Strwt) with an interpretive memond element for the
family of John Clark that incorpomtes the existing grave markers.

d. If the ROW is available, construct Main Street to MD 355 within the Historic
District prior to completion of Stage 3. At such time when the land is made
available, share direct moving expenses only for relocating an existing house
within the Historic District, and if the applicant md property owner agree,
make available the identified outlot to be mergd with a portion of the adjacent
parcel so as to create another lot.

9. Compatibility with fikfflg Church and Adjacent Residences Within the Historic
District

Incrmse the setback of the proposed public street l-ted next to the church within the
Historic District to 30 feet and provide scr~ning for the existing cemetery. Rel-te
the tot lot away from the existing church, artd maintain the area as open space to
provide a potential linkage to the church. me size of lots and setbacks of the
proposed development must match, approximately, the development starrdards in the

R-200 fine for building setbacks and width of lots along tie south=stem bounm
of the site within the Historic District. Revise the land~pe plan to incr- “visibfli~
to the church. Provide art =sement for a pedestrian connection to the church for the
propod, adjacent street.
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10. Rev& the hyout of Streek

Irrmrporate the following items into the site plans for ach stage of development:

a. Improvements to the Town Square - Incr~sc the size of the Town Square by
utilizing a loop con~pt as shown on the revi~’ drawing to reduce conflicts
with mtiwest traffic and to improve pedestrian access.

b. Relmte A-260 (Strirrgtown Road) in accordance with the revised alignment
diagram to reduu the impact on adjacent residences. ReduK the number of
access strmts to A-260 from the ar~ of the existing single family detached
units (5) on the north side of Stringtown Road to meet the design standards for
arterial roads.

c. Eliminate the access to the propo@ elementary school from MD 121 Wd
provide access from the Gr&rrway Road.

d. Revise the access to A-305 @id-County Highway) to allow a direct
connection from Burnt Hill Road to the Greerrway Road, and improve the
access to the single family detachd units by utilizing private drives adjacent to
A-305

The present strmt system shown in the project plan rquires waivers of existing
standards. me applimt and staff have met with MCDOT to discuss the waivers.
All waivers must r~ive find approval from MCDOT before approval of the site
plan.

11. Staging of Amenities

All amenities shown within each stage of development must be completed within that
stage of development. The concept design for the grmnway, the school/park, and
other large play fields, must be completed before approval of the first site plan.

Construction of the amenities within the greerrway must be findid before the
completion of Stage 3.

12. hnkping

The following items must be incorporated into the site plans:

a. Speet trm, high quality str~t lights, sidewdk paving types, and str~t
furniture as part of the design for the streetmpe of roads, the Town Square,
arrd the neighborhood squares.

.,
.
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b. Incrti~ landscaping in the commercial parking ara.

c. bd=ping for the buffer ar=s adjacent to d] arterial roads.

d. Scr&ning for the existing homes within the Historic Distict.

e. Md=ping for dl stormwater management ar~s.

13., Maintenance

Mairrten~ce of the private rccration arm, stormwatcr management facilities,
appli~ble o~n spws, and other amenities on private land must be maintaind by an
appropriate homeowners association. Before approvti of the first building ~rmit,
submit a maintenance dwument that establishes an overatl organimtion that
establishes res~nsibility for maintenanu of these facilities.

14. Additional Access to A-260 (Stringtown Road) and A-27 (Clarksburg Road)

Provide for an additiond connection from Redgrave Place main Str&t) to the
boundary of the historic district to permit a future connwtion to A-2@ (Strirrgtown
Road). Connect the private strwt that leads to the Town Square to A-27 (Clarksburg
Road) with approval from the Plmning Board and MCDOT providd this private
str~t remains private.

As part of the review of the project plan, the Planning Board approval thrm waivers. The
first waiver atlows the use of closed section strets (curb arrd gutter) in s~id prot~tion
aras inst~d of open section streets. Closd section streets were approved because the high
density of the development and the mix of commercial and residential uses are not
appropriate for the use of o~n section str=ts. The projmt plan includes special stormwater
infiltration measures for the streets instud of the use of open section streets. The
Clarksburg Master Plan anticipate the usc of closed section streets in the town center ar=.

The second waiver conwms the use of on-street parhrrg. Wtivers to utilize some on-str=t
parking to reduce the r~uirement for off-str=t parking were approval subj~t to finaf
review by the Planning Board at the site plarr h-rrgs.

The Planning Board afso approval a third waiver to reduce setbacks afong the strmts and
bound~ lines as permitted in the fining Ordinmce if designated in a master plan. These
redud ~tbacks will allow buildings to be oriented to streets to encourage the use of
sidewdks and genedly improve the pedestrian environment. The Clarksburg Master Plan
dso mticipated the reduction in setbacks to foster the creation of a @estrian oriented town.

7
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1. Confom with the Rqukmenk and htent of the --2 Zone

me Pl&ng Wd finds hat Projwt Plan W-94~, as conditioned, meets d of the
purpom and requirements of the W-2 fine. A summ~ follows that compares tie
development standards shown witi the development standmds rquired in the ~x-2 Zone.
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DATA S~Y: CL-BURG TOWN C~

Mm~ R-d Pr~d

ht Ara NA 201.34 acres W-2)
NA 68.82 acr= ~~

270.16 acr= totaf
tinimum Gren Ara or Outside Amenity Area:
a. Within Commercial Ara 15% (2.19 at.) 28% (4.06 at.)
b. Within Residerrtid AH 50% (93.37 at.) 53% (99.47 at.)
c. Within RDT Ar= NA (25.72 Acres

Densi~ of Development Shown in the Master Plm:
a. ‘Retail “
b. Offie
c. Civic Use (not including

elemen~ school)
d. Residentid

MPDU’S

Muimum Gross Msable
(Non-Residentid) Floor Arm

Setbacks:
a. From One-Family hning

Commerciti Bldgs.
Residentid Bldgs.

b. From Any Str&t*
Commercial Bldgs.
Residentiti Bldgs.

Building Height:
a. Commercial
b. Residentid

Pwting Spaces:
a. off-street
b. On-street

150,m q. ft. 150,000 q. ft.
770,000 q. ft. 100,OOOq. ft.
NA 24,000 q. ft.

1380 du (5-7 du/ac) 1300 du (6.6 du/ac)

12.5% . 12.5%

m,ooo q. ft. 250,000 ~. ft.
(0.5 FAR) (0.39 FAR)

lm ft. 300 ft. min
50 ft. 50 ft. min.

NA O ft. min.
NA 10 ft. min.

4 stories 4 stories (50 ft.)
4 stories 4 stories (45 ft.)

2910 2910
NA 596**

Notes: * No minimum setback is rquird if in accordance with an approved master
plan.

** Off-street parting is necessary to provide str~t orierrti buildings. A waiver
from the on-street parking requirements is n~d within some of the
townhouw and multi-family arm.
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The setback of residential buildings next to the Clarksburg Historic District must be modified
to have a minimum setback of 50 feet.

2. Codorms to the Clarksburg Master Plan and Hyattstown Special Study Ar~

The Plarrning ~d finds that Project Plan W-94004, as conditioned, is in
conformance with the Approved and Adopted Clarksburg Master Pbus and Hyattstown
Special Study Area. The land UW, circulation, and urban design objectives described
in the Master Plan have been met by the Clarksburg Town Center. The mix of
dwelling units conforms to the guidelines in the master plan as summarized in the
following chart:

Master Plan Pro~sed
Unit Types Guidelines Densitv Ranze

a. Single family detached units 10-20% 130-260 Units
b. Single family attached and

townhouses 30-50% 390-650 Units
c. Multi-family units 25-45 % 325-585 Units

3. Compatibility with tbe Neighborhood

The Planning Ward finds that the project plan, as conditioned, will be compatible
with the existing and potential development in the gened neighborh~ because of its
Imtion, size, intensity, staging, ~d operational characteristics.

4. Will Not Overburden Existirrg or Proposed Public Servic~

The Planning ~ard finds that the proposed development, subject to its compliance of
any requirements imposed by the preliminary plan will not overburden existing public
services nor those programmed for availability, concurrently with mch stage of
development. Since approval of the project pl~ does not determine authorization or
prevent other developments from prm~ing, the Planning Ward approves the project
plan with the understanding that find authorimtion is de~ndent on the finding that
Clarksburg Town Center will not preclude development of the Germantown Town
Center.

5. h More Efficient and D~irable than the Standard Method of Development

The Planning Ward finds that the propsed projat, as conditiorrd, will be more
efficient arrd desirable than the s~dwd method of development. This optiorraf
method project consists of a mix of uw which are recommended in the Master Plan.
These uses are not permitted under the standard metbti of development.

The amenities and facilities provided as part of the optional method of development
fosters the cr~tion of a transit and pedestrim oriented town surrounded by open
space. The green way network of amenities provides a major open fature. The town .
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quare, md the neighbored wuar= provide amerdti= within the entire
development. me streem system provides a wmprehensive system h addition to
the minimum daign stidards. me rmrmtiond facilities provide small open play
m for tie Id neighborhood md large fields for the endre plarming ara rhat
exd the timum standards. me orien~tion of buildings to strmm and the layout
of blah provide a @~tim orientation for tie town renter.

6. hcluds Modemtely-Weed Dwebg UtiW

me appliution includes moderately-prid dwelling units.


